Communities Slowly Welcome Affordable
Housing
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While the state’s economy is strong in many respects, a workforce shortage, driven in large part
by a housing shortage, continues to be a drag on economic growth. The good news is affordable
housing projects are moving forward as municipalities around the state begin to understand the
need and embrace measures that make it easier to develop.

The state legislature will, once again, tackle a laundry list of recommended changes addressing
the pain points that have held back attempts to develop or delayed projects for years despite the
existence of a workforce housing law for more than a decade. The law requires cities and towns
to provide a “reasonable and realistic opportunity” for the development of workforce housing,
which is ownership housing affordable to a household of four earning up to 100% Area Median
Income (AMI) or for renters at 60% AMI while spending no more than 30% of a household’s
income on housing costs.

In December 2021, NH Housing Finance Authority (NH Housing) issued a report on the state’s
workforce housing law, “A 10-Year Retrospective on the Law’s Impact on Local Zoning and
Creating Workforce Housing.” New Hampshire Housing Executive Director Rob Dapice says
the report is helpful to understand not just the law but certain structures built around the law that
can help municipalities understand it and make sure they are complying with it,

The report highlights education as one of the most critical pieces to addressing affordable
housing, stating that it is important for state legislators and local leaders to understand the direct
relationship between housing supply and statewide economic growth.

“Providing adequate housing opportunities for singles and young families so that they can stay in
or relocate to New Hampshire is an essential part of this goal. No community should have an
attitude that it is ‘someone else’s problem,”” the report states. “Direct involvement by State
officials will be needed—ranging from providing funding to keep municipal and regional
housing data updated to legislating negative consequences for communities who ignore or
circumvent statutory requirements.”

The report also includes assessments of 33 municipalities that led to 10 case studies, which
provide a more in-depth look at the nuances of each municipality’s approach, including the



successes and challenges of creating land use regulations that provide reasonable and realistic
opportunities for the creation of workforce housing.

“The difference between when the law was adopted and now is that the problem is worse and
awareness is greater. So many more people are experiencing it themselves or someone they
know and love is, and that makes it a good opportunity to provide the tools so that communities
can take action,” says Dapice. “The world has changed as a result of the pandemic. It not only
exacerbated challenges but the housing supply issue has been made all more visible. People are
recognizing how severe the challenges are and are looking at innovative ways to create new
housing.”

Legislative Answers

Senate Bill 400, with prime sponsor Republican Jeb Bradley and an additional 16 cosponsors,
attempts to address the most significant roadblocks at the municipal level, from a lack of
understanding of the need for workforce housing to removing unnecessary delays and expanding
tax incentives.

“It has a ton of bipartisan support, a majority of the state Senate has signed on as cosponsors,”
says Dapice. “I think it has a good chance of passage, and I think it will make a difference.”

The measure would require the state to develop self-training materials and tests for zoning

boards of adjustment and planning boards, and make them available to cities and towns free of
charge.

The bill would require municipalities that offer incentives for the development of senior housing,

such as increased density or expedited approval, to offer the same for the development of
workforce housing,

The bill also has provisions to speed up the development process by requiring the zoning board
of adjustment to act on an application within 90 days. It also requires written factual support for
denials and also includes provisions for new and expanded tax credits for housing developments.

Bills pending in the NH House to address affordable housing pain points and the overall housing
shortage include ones that reduce minimum lot size requirements, which can quickly make a
project unaffordable and another that prohibits zoning regulations that require more than one
parking space per occupied dwelling, which developers know by experience is outdated.

Another bill before the House would expand the Land and Community Heritage Investment
Program (LCHIP) to include the promotion of affordable housing. It also requires an annual
transfer of 0.25% of Real Estate Transfer Tax revenue to the LCHIP trust each year. LCHIP
makes matching grants to NH communities and nonprofits to acquire land and cultural and
historic resources in order to preserve them.

Projects Underway
According to its latest annual report, NH Housing has more than 1,500 units of multi-family
housing under commitment or construction. While workforce housing is not a financing category

(i's a general term that describes a type of housing), most of the projects NH Housing funds are
workforce housing with the exception of age-restricted projects.



One of the projects underway with help from NH Housing is the Bronstein Redevelopment in
Nashua where a downtown development with 48 existing units is being demolished and
redeveloped. Current residents who are temporarily displaced will be able to return. The project
will result in 216 units of new affordable multi-family workforce housing.

Ruth Lewin Griffin Place, a 64-unit workforce housing project being built by the Portsmouth
Housing Authority (PHA), is the biggest NH Housing financed project in Portsmouth in a long
time, says Dapice. The Griffin project will be completed later this spring, says Preston Hunter,
vice president of Eckman Construction, the contractor for the project. He says it’s a prime

example of what is needed: a large-scale, downtown, affordable development, targeted to the
workforce.

All of these units will be financially accessible to members of the workforce making at or below
80% of Area Median Income (AMI), and of those, three-quarters of the units will be affordable
to residents making under 60% AMI, according to the PHA.

“Housing costs have continued to climb in Portsmouth, probably faster than the rest of the state.
This [project] was badly needed and had lots of advocates, but still it was delayed for a year by
an appeal. That one-year delay meant the cost of construction went up quite a bit,” says Hunter.
“That is the biggest challenge right now for affordable housing: rising costs; and those appeals
and delays make it that much more difficult to develop.”

Bonnette, Page & Stone (BPS), a commercial and municipal construction company in Laconia,
has undertaken major projects with community impact.

“The need is shocking and thankfully New Hampshire Housing has the formulas in place to
make this happen—CDBG, tax credits and so on. It takes a lot of these funding sources to make

it work. It makes it complicated from a construction management perspective, but it is worth it,”
says BPS President Keith McBey.

BPS worked with CATCH Neighborhood Housing (CATCH), a Concord-based nonprofit that
supports housing and education services in Merrimack County, on the Riverbend Mill project in
Franklin that was completed in 2017. “Because I grew up in Franklin, it was very rewarding to
see it come back to life, from this old mill to really nice living spaces.”

CATCH has approximately 330 units of workforce housing in Merrimack County and just
opened its most recent project with BPS in January. The six-building, 42-unit development was
named Rosemary’s Way in memory of long-time president and CEO of CATCH, Rosemary
Heard, who passed away in December 2020.

For the Rosemary’s Way project, McBey says they looked into modular construction but instead
chose to use panelized sections from Milford Lumber. “It shaved months off, which saves
money,” he says. “It was fairly intense because we were building all these structures at once, but
it really worked well. It was a nonconventional, innovative approach and it felt good to deliver
early when there is not a lot of early out there.”

He says they are in the preconstruction phase for another workforce project in Milford, which is
another mill.



Unequal Efforts

Hunter says affordable housing is a divisive issue across the state, “Many recognize the need to
house service industry workers, teachers, police officers. They are the backbone of communities
and are getting priced out of their own town.

Workforce housing keeps community helpers in the town. On the flipside, some communities
have groups very much against it who feel it attracts the wrong type of people.”

Nicholas Golon, a senior project manager and principal at TFMoran in Bedford, says a planning
board may champion the need, but it is hard to approve when 20 abutters are spreading
misinformation.

“Municipality by municipality, they are all so different. You look at the big cities and it feels like
they are doing everything they can, but in many smaller communities, it is the complete opposite,
with NIMBYs [Not in My Back Yard], misinformation and abutters who contest every project,”
says Golon. “When we propose a project, we make sure people understand what the term

[affordable] means. ... these are young professionals and blue-collar workers that communities
really need.”

Golon says the cities of Nashua and Concord are forward thinking. “Nashua has zoning districts
where you don’t even have to go to the planning board if your project meets the criteria; you’re
moving onto building permit phase,” says Golon. “In Concord, we are approved for 123 units on
Pembroke Road, all workforce, where the city staff and planning group did a great job getting it
approved in a timely fashion.”

In Salem, there has long been support for developing affordable housing, with the original
ordinance adopted in the 1980s. With a grant from NH Housing, Salem hired a consultant who
updated the housing ordinance, which was approved in 2010.

Salem Planning Director Ross Moldoff says the planning board was concerned that the state was
requiring the town to allow these workforce housing projects but they came around. He adds

Salem already had an affordable housing ordinance on the books but retooled it for workforce
housing.

But so far, only three projects have taken advantage of the ordinance as most developers opt to
build market rate housing. “It is primarily one developer, Steven [of Steven Lewis Construction],
who has been building workforce housing. He has buiit a 32-unit project, a 38-unit project and
third project has been approved for 74 units. The planning board understands the need, and they

are not scared. We have been able to find the right locations, and it’s a real success story in
Salem,” Moldoff says.

He adds that the community also has been accepting, approving accessory dwelling units before
it was a requirement and providing a density bonus for senior housing if at least 10% of the units
are affordable. “Despite the successes, we have a long, long way to go. The market is
skyrocketing in terms of housing prices. We're in Southern New Hampshire, 32 miles from
Boston, a lot of people want to live here,” Moldoff says. “There seems to be unlimited demand.
The planning board approved 1,200 residential units at Tuscan Village ... but the developer
doesn’t want to make any affordable. The planning board really pressed for that, but he said he
couldn’t afford to do it because of the cost to build.”



Making the Math Work

Funding for affordable housing comes in many forms, including state and federal loans, grants
and matching funds. To support affordable housing, the state allocated less than $10 million
between 1988 and 2018. In 2019, the legislature appropriated $5 million to the Affordable
Housing Fund, and established an annual $5 million appropriation from the Real Estate Transfer
Tax that began in 2020. In FY 2022-23, the legislature made a one-time appropriation of $25
million to the fund. “It has made a difference and been an important resource for our partners
especially with increased construction costs,” Dapice says.

Attorney Greg Chakmakas, a shareholder and member of the affordable housing group at

Sheehan Phinney in Manchester, says the state has made some progress, and the Housing
Appeals Board helps.

The Housing Appeals Board (HAB) was established by the legislature during the 2020 session to
handle planning and zoning appeals and must hear a case within 90 days of filing and decide it
within 60 days. While developers support the HAB as an alternative to an appeal of a land use
board decision before the supreme court, which can often take two years, there are two bills
before the legislature that attempt to weaken or dismantle the HAB.

However, others see the board as expediting the appeal process. “It serves as a check against
wrongdoing on the part of the town,” Chakmakas says. “[It] offers promise of a cheaper, more
efficient process, and I hope will keep people in the land use arena more accountable.”
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In the starting gate: Tuscan Village
The ‘lifestyle destination’ that once was ‘The Rock’

Tuscan Brands owner and developer Joe Faro’s final vision is a 4 million-squarefoot mixed-use “lifestyle destination.” (Fhoto by

Allegra Boverman)

It's a good bet that there aren’t two more disparate groups on the planet than cigar-
chomping hardcore horseplayers and designer-brand shoppers. As humorist Dave
Barry wrote: “Fashion at the racetrack is matching ink stains.”

The only reason someone dressed to the nines and laden with brightly colored shopping
bags ever had to hobble over to the now-demolished Rockingham Park’s grandstand



would be to ask the actual horse | Lost My Choo if his groom was hiding the missing

Jimmy Choo $330 single suede heel. Having one half of the daily double ain’t worth
nothin’ at the track.

The 170-acre lot the bedazzling but dense Tuscan Village is being built on, the former
site of “The Rock,” is arguably the most expensive piece of real estate in New
Hampshire. Off Exit 1 on Interstate 93, and with many of the planned 75-plus retail
stores encompassing 700,000 square feet already open, Tuscan Village primarily
beckons south with the call of “no sales tax.” {On a recent visit, the parking lots were
easily 80 percent Massachusetts plates.)

Tuscan Brands owner and developer Joe Faro’s final vision is a 4 million-squarefoot
mixed-use “lifestyle destination.” Faro is working with Salem’'s OMJ Realty and Hooksett
design and construction firm Procon on meeting his goat.

“The biggest chalienges have been material price escalations and labor

shortages, things that everyone is facing in the construction industry now,” Procon
Managing Director John Stebbins said.

‘Lost opportunity’

Rockingham Park’s Golden Age was in the years 1933 to 1969 under the direction of
Lou Smith.

Smith could hobnob with Cardinal Cushing, schmooze with a succession of New
Hampshire governors, entertain Louis B. Mayer, and always draw the region together
with causes. A mound of aluminum decorated the infield at one point during World War
Il - bring a patriotic pot to be turned into military hardware and get a free admission.
Smith made it feel like going to the races was a charitable experience. Catholic
Charities, Shriner's Hospital, The Jimmy Fund and the Red Cross were just the start of
the list of charities Smith and the old Rock supported.

Yes, Smith was public with charitable donations to keep politicians in Concord happy,
but the Lou and Lutza Smith Charitable Foundation, set up by Lou before his death in
1969, distributed $4 million upon Lutza's death in 1984.

Hall of Fame horses, jockeys and trainers spanned both the old and the new
Rockingham Park. Champion horses included Seabiscuit, Dr. Fager and Peter Fuller's

Mom’s Command, with daughter Abby riding, in a partnership right out of National
Velvet.

“For four years in the 1960s, 1964 to 1967, the richest three-year-old race in the country
was the New Hampshire Sweepstakes,” Bill Nader, for many years the publicity director



at Rockingham Park, said. “It offered more purse money than the Kentucky Derby or the
other coveted Triple Crown races. It was a collaborative effort between Rockingham
Park and the New Hampshire State Lottery.”

As with the Irish Sweepstakes, a grand lottery prize to one lucky individual was pegged
to the winning horse in the New Hampshire Sweeps.

A six-story multi-use building (above) being constructed by Hooksett-based Procon at Tuscan Village will include a Marriott Hotel,

retail, dining and residences. (Courtesy photo)
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The 1980 fire that shuttered the Rock for four years was the dividing line between the
old Rock and the new Rock. It was apparent from the moment the new Rock opened

that a casino was in mind. Delaware North, among other developers, angled with state
politicians, to no avail.

The last thoroughbred race was run in 2002, but thoroughbred racing at the new Rock
had been dying a slow death since at least 1995. Top barns left. Top jockeys and
horses went elsewhere. The kiss of death to harness racing, which ended in 2009, was
the state’s refusal to pay for post-race drug testing.

The message was clear. A casino, or what is now called a racino, where racing is
partially supported by an on-site casino, wasn’t going to happen.

“Yes, it was a lost opportunity that an agreement was not reached which would have
preserved and enhanced racing history and channeled gaming demand responsibly,”
Nader, who is now the director of racing, marketing and sponsorship for the prestigious

Hong Kong Jockey Club, said. “We were trailblazers in the ‘60s with the first lottery in
the nation. Think about that for a moment. *

5,000 jobs



Tuscan Brands owner/developer Joe Faro is wagering the 170 acres of Tuscan Village
on mid to highend retail and dining, 1,200 luxury condominiums and apartments,
medical buildings, a 400-seat movie theater, entertainment facilities and a 165-room
Marriott Hotel. It's a full race card.

Hanover Tuscan Village apartments are representative of the approximately 1,200
housing units. The open-concept spacious interiors are stunningly designed by Kathy
Andrews Interiors of Houston. The 281-unit luxury buiiding has sublime artwork in each
residence, a gym, and an e-business room, among other amenities. You could entertain
the Roman senate in the apartments’ walk-in baths.

Living at Tuscan Village is not for the light of wallet, however. Condominiums start at
$649,000. A one-bedroom 1,213-square-foot apartment at Hanover Tuscan Village is
$2,700 per month, utilities not included. A three-bedroom, 1,282-square-foot living
space is $3,600. To be clear, Hanover is a separate company from Tuscan Brands. The
building, which is 92 percent occupied, is the ideal location for the tech professionals
who work along Massachusetts Route 128.

Like Lou Smith, Joe Faro is a very generous man. Tuscan Brands donated to 10,000
children this past holiday season through the Boys & Girls Clubs of Salem, Lawrence
and Boston. He gave several million dollars just to his factory employees when he sold
Joseph’s Gourmet Pastas and Sauces fo Nestle in 2006.

And like Smith, Faro has cultivated a relationship beneficial to both parties with the town
of Salem.

When completed, Tuscan Village will create approximately 5,000 jobs. The master plan

for the development calls for 10 percent of the project’s housing plan to include
workforce housing.
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Postcard of the old Rockingham Park

“Joe Faro has partnered with a New Hampshire developer to provide a 73- unit
workforce housing project on a site he owns on Main Street,” Salem Planning Board
Director Ross Moldoff said. “The planning board has been very supportive of his plans.”

The Main Street apartments will range from $1,100 to $1,400.

‘I will say that everything we've said we're going to do, we've done,” Faro told the
Salem Planning Board at a December meeting.

“As you know, it's not something (workforce housing) we're experienced with,” Faro said
at the same meeting. “It's not our first choice. We did it. It's not necessarily the highest
and best use for that property, but we understand the issue and we pivoted. We did
that. It makes sense for the town. It makes sense for the development.”



Phase lll construction at Tuscan Village will include 15 homes at The Villas in North

Tuscan Village. Phase Il construction of 30 condominiums is underway. The 40 Phase |
homes are sold out.

The whole development is still a work in progress. Five major projects were started in
December alone.

“This is a very complex building with multiple construction types, varied uses and
extremely difficult exterior details,” Stebbins said of the recently started sixstory mixed-
use building that will house a Marriott Hotel, retail, residences and dining. “Procon is
most proud of our ability to design and then execute these complexities in the field. As
we both design and build, we're able to pivot more effectively than other companies.”

The Salem Planning Board has asked Faro to “design a recreation area of sufficient
size and character for the new residential projects.”

The lack of an athletic field, unless one is planned for the triangular recreation field,
points out the lack of green space. Copses of trees, a fountain and flowers are planned
and will add much to the character of Artisan Drive and Tuscan Boulevard, but it's hard
to picture picnickers, chess players or Frisbee tossers in the space. A covered
bandstand would also add to an outdoor communal effect. Two walking trails are
planned at Tuscan Village, with one half-mile trail looping around a flood plain and close
to the recreation field. There is seasonal volleyball and ice skating.
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The late Jil Jellison was annusily among the top women riders in the country by races won



Online Reddit reviews, the soapbox for the common man, fall primarily into three
categories for Tuscan Village: the abandoned racetrack was an eyesore, the shopping
will be great, and there is too much traffic in and around Tuscan Village.

Close to half of the Tuscan Village acreage is given over to parking for approximately
5,300 cars, with 1,680 accommodated in a five-story garage.

In Rockingham Park’s heyday, buses and trains from Boston, Providence and Hartford
dropped off happy passengers at the track’s main gate. They were thrilled to spend a
day out of the city at a racetrack once called “The Saratoga of New England.”

Change happens. "Spend” is the best word that links a day at the old Rockingham Park
and the ponies with a day shopping at the new Tuscan Village. In a day at the races you
try to keep your money. In a day shopping you try to lose it.
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Chasers

seeks

expanded

Poker Room

By Breanna E

delstein bedelstein@eagletribune.com

SALEM, N.H. — After a year, the owners of Chasers Poker Room are still fighting to expand their business
across the street, into a vacant, 84,000-square-foot space once occupied by a K-Mart.

Planning Board members this week pushed off a decision once again, requesting more information about
parking and traffic concerns.

Representatives of the plaza owners, Demoulas Market Basket, reiterated their disapproval of the Chasers plan,
describing it as “a fundamental harm” to the area.

The unit in question — empty since

See POKER, Page A4

POKER
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K-Mart moved out in 2020 — is situated opposite a Market Basket and near a Staples, LensCrafters and

Walgreens. The property has frontage on two heavily traveled roads, Veterans Memorial Parkway and South
Broadway.

The Chasers plan calls for 800 gaming stations and 155 dining and lounge seats for casino patrons.

Chasers’ existing location opened in 2017 and spans about 5,500 square feet with 23 tables. Games include
roulette, black jack, and various poker games.

Under New Hampshire law, a portion of revenue from charitable gaming operations is allocated to nonprofit
organizations licensed in the state.

Chasers has 36 charitable affiliations, according to the owners, including local organizations like the Boys and

Girls Club of Greater Salem, Salem Animal Rescue League, Salem Family Resources and Greater Salem
Caregivers.

The latest presentation from the Chasers team maintained that their new casino will fit the former department
store, not exceeding the 420 parking spaces available with the lease. Traffic studies have also been provided
with findings of “absolutely no change in impact,” according to Chasers engineers.

During the strenuous attempt at obtaining the change of use permit, poker room owners Lisa and Michael
Withrow have signed a definitive agreement with Churchill Downs, a racing, online wagering and gaming






